BOARD OF SUPERVISORS AGENDA ITEM REPORT

Requested Board Meeting Date: 6/7/2022

*= Mandatory, information must be provided

Click or tap the boxes to enter text. If not applicable, indicate “N/A".
*Title:
P21SP0O0002 BRATTON ET AL. — N. RESERVATION ROAD SPECIFIC PLAN
*Introductien/Background:

The applicant requests a specific plan rezoning of approximately 5.07 acres from the RH (Rural Homestead) to the SP
{Specific Plan) zone.

*Discussion:

The proposed specific plan rezoning is for a phased, agricultural and off-site cannabis cultivation facility. Phase | is
planned for a 43,560 sq. ft. greenhouse and associated infrastructure. Phase 2 will contain a second 43, 560 sq. ft.
greenhouse and additional parking. The site is located in a rural area of Pima County, approximately one and one-half
miles north of the T-intersection of N. Reservation Road and W. Mile Wide Road. The use is appropriate for the site’s
Agricultural In-Holdings designation in the Maeveen Marie Behan Conservation Lands System.

*Conclusion:

A rezoning to the SP zone allows for cannabis cultivation and the proposal conforms with the Comprehensive Plan land
use designation of Low Intensity Rural.

*Recommendation:

Staff and the Planning and Zoning Commission recommend APPROVAL subject to standard and special conditions.
*Fiscal Impact;

0

*Board of Supervisor District:
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Department: Development Services - Planning Telephone: 520-724-8800
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TO: Honorable Sharon Bronson, Supervisor, District 3
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FROM: Chris Poirier, Deputy Director ~7=~7
Public Works-Development Services Department-Planning Division

DATE: May 17, 2022

SUBJECT: P21SP00002 BRATTON ET AL.—N. RESERVATION ROAD SPECIFIC PLAN

The above referenced Rezoning is within your district and is scheduled for the Board of
Supervisors' TUESDAY, JUNE 7, 2022 hearing.

REQUEST: For a specific plan rezoning for approximately 5.07 acres (parcel codes 208-45-
004A and 208-45-005B) from the RH (Rural Homestead) zone to the SP (Specific
Plan) zone, located on the west side of N. Reservation Road, approximately one
and one-half miles north of the T-intersection of N. Reservation Road and W. Mile
Wide Road. The proposed specific plan rezoning conforms to the Pima County
Comprehensive Plan which designates the property as Low Intensity Rural.

OWNERS: Bratton, Christopher et al.
3114 E. Taurus Place
Chandler, AZ 85249

AGENT: Lazarus & Silvyn, P.C.
Attn: Robin Large and Keri Silvyn
5983 E. Grant Road, Ste. 290
Tucson, AZ 85712

DISTRICT: 3

STAFFE CONTACT: Terrill L. Tillman, AICP, Principal Planner

PUBLIC COMMENT TO DATE: As of May 17, 2022, no public comment has been received.

PLANNING & ZONING COMMISSION RECOMMENDATION: APPROVAL SUBJECT TO
STANDARD AND SPECIAL CONDITIONS 8 — 0 (Commissioners Hook and Gungle were absent)

STAFF RECOMMENDATION: APPROVAL SUBJECT TO STANDARD AND SPECIAL
CONDITIONS

MAEVEEN MARIE BEHAN CONSERVATION LANDS SYSTEM DESIGNATIONS: The subject
property is located within the Maeveen Marie Behan Conservation Lands System (CLS) classified
as Agricultural In-Holdings.

TD/TT/ds
Attachments



SUBJECT: P21SP00002 Page 1 of 3

FOR JUNE 7, 2022 MEETING OF THE BOARD OF SUPERVISORS

TO: HONORABLE BOARD OF SUPE_R_VISQRS
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FROM: Chris Poirier, Deputy Director L
Public Works-Development Services Department Planning Division

DATE: May 17, 2022

ADVERTISED ITEM FOR PUBLIC HEARING

SPECIFIC PLAN REZONING

P21SP00002 BRATTON ET AL.—N. RESERVATION ROAD SPECIFIC PLAN

Christopher Bratton et al., represented by Lazarus & Silvyn, P.C., request a
specific plan rezoning for approximately 5.07 acres (parcel codes 208-45-004A
and 208-45-005B) from the RH (Rural Homestead) zone to the SP (Specific Plan)
zone, located on the west side of N. Reservation Road, approximately one and
one-half miles north of the T-intersection of N. Reservation Road and W. Mile
Wide Road. The proposed specific plan rezoning conforms to the Pima County
Comprehensive Plan which designates the property as Low Intensity Rural. On
motion, the Planning and Zoning Commission voted to recommend APPROVAL
SUBJECT TO STANDARD AND SPECIAL CONDITIONS 8 - 0 (Commissioners
Hook and Gungle were absent). Staff recommends APPROVAL SUBJECT TO
STANDARD AND SPECIAL CONDITIONS.

(District 3)

Planning and Zoning Commission Public Hearing Summary (April 27, 2022)
The public hearing was held virtually. Some commissioners were virtual while others attended
through the telephonic option. Staff and the applicant attended and presented virtually.

Staff presented information from the staff report to the commission with a recommendation of
approval subject to standard and special conditions.

A commissioner requested more details about the licensed dispensary that would allow the off-
site cultivation. Staff replied that the property owner is currently working with a licensed
dispensary and is unsure of the details and deferred the conversation to the applicant. The
commissioner also asked about the access. Staff replied that the applicant has received a
modification of street standards for the paving and will not require pavement unless for some
reason the off-site cultivation site were open to the public. The commissioner stated that there
will be no on-site sales. Staff affirmed the statement.
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A commissioner was concerned that the newly proposed marijuana text amendment on the
agenda should occur prior to the approval of the specific plan. Staff replied that the specific plan
is the appropriate path at this time to establish an off-site marijuana cultivation facility. There is
no reason for the applicant to wait for a text amendment to allow the use.

The applicant’s representative presented additional information about the proposed project and
discussed that YiLo is the identified licensed dispensary to support the off-site cultivation facility.

A commissioner clarified that an off-site cultivation facility refers to the fact that cultivation has to
be tied to a licensed dispensary and in this case, it is. The applicant agreed.

A commissioner asked about the future paving of Reservation Road, the trip generation from the
ten employees and questioned whether any dust mitigation would be necessary. Staff replied
that the intensity and overall traffic is minimal and will not trigger any pavement requirements.

A commissioner asked about the storm water and sheet flow. The applicant clarified that there
are detention areas designed to hold the water to allow the water to percolate at ground level.
She further stated that the buildings will be raised 2 feet to mitigate the potential flood risk.

The hearing was opened to the public, there was no one from the public to speak and the public
hearing was closed.

Commissioner Maese made a motion to recommend APPROVAL SUBJECT TO STANDARD
AND SPECIAL CONDITIONS, Commissioner Truitt gave second.

The commission voted to recommend APPROVAL of the specific plan rezoning 8 — 0
(Commissioners Hook and Gungle were absent), subject to the following conditions:

IF THE DECISION IS MADE TO APPROVE THE SPECIFIC PLAN, THE FOLLOWING
REQUIREMENTS SHOULD BE MADE CONDITIONS OF APPROVAL. THE FOLLOWING
CONDITIONS MAY RESIDE WITHIN THE SPECIFIC PLAN DOCUMENT:

1. Not more than 60 days after the Board of Supervisors approves the specific plan, the
owner(s) shall submit to the Planning Director the specific plan document, including the
following conditions and any necessary revisions of the specific plan document reflecting
the final actions of the Board of Supervisors, and the specific plan text and exhibits in an
electronic and written format acceptable to the Planning Division.

2. In the event of a conflict between two or more requirements in this specific plan, or conflicts
between the requirements of this specific plan and the Pima County Zoning Code, the
specific plan shall apply.

3. This specific plan shall adhere to all applicable Pima County regulations that are not
explicitly addressed within this specific plan. The specific plan’s development regulations
shall be interpreted to implement the specific plan or relevant Pima County regulations.

4. Transportation conditions:

A. Paving will be required for all handicap accessible spaces and aisles, and paving
for the on-site regular parking areas and access lanes shall be required in
accordance with the Subdivision and Development Street Standards requirements
if the site is opened to the public for product sales.

B. Legal, paved, all-weather access to the nearest public paved roadway shall be
provided by the owner if the site is opened to the public for product sales.

C. Dust control mitigation for Reservation Road shall be provided by the owner(s) on
a routine schedule as identified during the permitting process.




P21SP00002 Page 3 of 3

10.

D. Proof of coordination with City of Tucson shall be provided to Development
Services prior to the issuance of a development plan.

Flood Control District conditions:

A. Demonstrate prior to issuance of a Site Construction Permit and/or a Floodplain
Use Permit the existing structures and any infrastructure that will remain onsite for
this project are compliant with the Floodplain Management Ordinance. Non-
compliant structures shall be modified to be compliant or removed prior to the
issuance of any permits for new improvements.

B. First flush retention shall be provided in Low Impact Development practices
distributed throughout the site.

C. At the time of development, the developer shall be required to select a combination
of Water Conservation Measures from Table B such that the point total equals or
exceeds 15 points and includes a combination of indoor and outdoor measures.

Environmental Planning condition: Upon the effective date of the Ordinance, the owner
shall have a continuing responsibility to remove buffelgrass (Pennisetum ciliare) from the
property. Acceptable methods of removal include chemical treatment, physical removal,
or other known effective means of removal. This obligation also transfers to any future
owners of property within the rezoning site and Pima County may enforce this rezoning
condition against the property owner.
Cultural Resources condition: Prior to ground modifying activities, an on-the-ground
archaeological and historic sites survey shall be conducted on the subject property. A
cultural resources mitigation plan for any identified archaeological and historic sites on the
subject property shall be submitted at the time of, or prior to, the submittal of any tentative
plan or development plan. All work shall be conducted by an archaeologist permitted by
the Arizona State Museum, or a registered architect, as appropriate. Following rezoning
approval, any subsequent development requiring a grading permit will be reviewed for
compliance with Pima County’s cultural resources requirements under Chapter 18.81 of
the Pima County Zoning Code.

Adherence to the specific plan document as approved at the Board of Supervisor’s public

hearing.

In the event the subject property is annexed, the property owner shall adhere to all

applicable conditions, including, but not limited to, development conditions which require

financial contributions to, or construction of infrastructure, including without limitation,
transportation, flood control, or sewer facilities.

The property owner shall execute the following disclaimer regarding the Private Property

Rights Protection Act: “Property Owner acknowledges that neither the rezoning of the

Property nor the conditions of rezoning give Property Owner any rights, claims or causes

of action under the Private Property Rights Protection Act (Arizona Revised Statutes Title

12, chapter 8, article 2.1). To the extent that the rezoning or conditions of rezoning may

be construed to give Property Owner any rights or claims under the Private Property Rights

Protection Act, Property Owner hereby waives any and all such rights and/or claims

pursuant to A.R.S. § 12-1134(1).”

TD/TT/ds
Attachments
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Silvyn & Lazarus, P.C.
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SPECIFIC PLAN
PLANNING AND ZONING COMMISSION
STAFF REPORT

HEARING DATE | April 27, 2022

CASE P21SP00002 4G Farms Specific Plan
SUBREGION Avra Valley Planning Area
DISTRICT 3
The site is located on the west side of N. Reservation Road, approximately
LOCATION one and one-half miles north of the T-intersection of N. Reservation Road
and W. Mile Wide Road (parcel codes 208-45-004A and 208-45-005B).
ACREAGE 5.07 (+/-) acres

A Specific Plan rezoning from the RH (Rural Homestead) zone for Phased,

REQUEST Agricultural and Off-site Cannabis Cultivation

Bratton, Christopher, et al.
OWNER 3114 E. Taurus Place
Chandler, AZ 85249-9693

Lazarus & Silvyn

Attn: Robin Large & Keri Silvyn
5983 E. Grant Road, Suite 290
Tucson, AZ 85712

AGENT

APPLICANT'S PROPOSED USE

The applicant proposes a Specific Plan rezoning on approximately 5.07 acres for the existing
residence and accessory storage buildings to remain along with a phased agricultural and off-site
cannabis (marijuana) cultivation in conjunction with a licensed marijuana establishment or
dispensary physically located elsewhere.

APPLICANT'S STATED REASON

“The Pima County Zoning Code (“PCZC") currently limits marijuana cultivation to the CB-2 zone.
Given the Property’s location and rural setting, a rezoning request to CB-2 to permit marijuana
cultivation without on-site dispensary use is not appropriate. Instead, 4G Farms has opted to
prepare a specific plan, which will ensure the Property will function in a manner similar to other
crop production operations in a rural agricultural setting and in conformance with Proposition 207
and Arizona Department of Health Services (“DHS”) regulations and guidelines. The 4G Farms
Specific Plan (“Specific Plan”) establishes Cannabis Cultivation as a permitted use on the
Property and provides development standards that appropriately recognize the character of the
Property’s location and surrounding uses.”

STAFF REPORT SUMMARY

Staff recommends APPROVAL of the 4G Farms Specific Plan subject to Section V conditions.
(Section V conditions are added to the final approved site analysis per rezoning condition #1.)
The site adheres to the Pima Prospers Comprehensive Plan Policies by supporting land uses
appropriate for the rural areas of the County and by supporting the creation of a positive climate
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for business. The site is classified as Agriculture In-Holdings within the Conservation Lands
System (CLS) which plans for the agricultural use. Agricultural and marijuana cultivation are
appropriate uses of land located within the CLS and the proposed cannabis cultivation is in
conjunction with an Arizona licensed dispensary.

PUBLIC COMMENT
As of the writing of this staff report, staff has not received any public comments.

Published and mailed notice of the proposal along with the website posting of staff’s report will
occur a minimum of fifteen days prior to public hearing. The website will be updated to include
public comment throughout the process to the Planning and Zoning Commission and the Board
of Supervisors.

COMPREHENSIVE PLAN AND REGIONAL PLAN POLICIES

The subject site’s land use designation is Low Intensity Rural (LIR). LIR designates areas for
residential uses at densities consistent with rural resource-based characteristics. The agricultural
uses of the site located in a rural area are considered consistent and compatible with residential
uses.

The proposed uses are supported by the Comprehensive Plan Regional Policies listed below:

Use of Land:

e Use land efficiently, provide the necessary balance of uses in a compatible form, protect
natural resource systems, meet social and economic needs while respecting the unique
local culture and geography

e Support land uses, densities, and intensities appropriate for the urban, suburban, and rural
areas of the unincorporated County

e The conservation guidelines apply to Agriculture In-Holdings within the Conservation
Lands System (CLS). Development within these areas will be configured in a manner that
do not compromise the conservation values of adjacent and nearby CLS lands

Economic Development Goals and Policies:
e Create a welcoming climate to new business development, outside investment, and
relocation of companies and employers
e Create and maintain a positive climate for business

Housing and Community Design Element:
e Encourage green building and site design methods, techniques, and materials

The policies of Pima Prospers are implemented within the specific plan rezoning that provides
compatible development in a rural area and plans for green building strategies that employ
sustainable design. Some of the green building strategies include east/west building orientation
for passive solar exposure, low-water use plumbing fixtures, high efficiency LED lighting, high
SEER air conditioning systems and metal buildings that employ over 90% recycled steel. The
use within the CLS will not compromise the adjacent and nearby CLS lands as the site was
previously graded, and therefore, will not further diminish the integrity of the CLS. Most of the
properties in the immediate area have been mass graded for ongoing or previous agricultural
uses and serve as City of Tucson water recharge locations.

SURROUNDING LAND USES/GENERAL CHARACTER
North: RH Undeveloped Rural Agriculture
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South: RH Undeveloped Rural Agriculture
East: RH Undeveloped Rural Agriculture
West: RH Undeveloped Rural Agriculture

The general area mostly consists of large parcels ranging from approximately 40 acres up to 316
acres owned by City of Tucson with ongoing or former agricultural uses. The nearest residential
use is approximately one and one-half miles away located at the southwest corner of the
unimproved W. Memory Lane and N. Trico Roads. There are many RH (Rural Homestead) zoned
residential lots one and one-half miles away to the west, the result of lot splitting without a
subdivision plat. The lots remain mostly vacant and unimproved likely due to the lack of
infrastructure, access to utilities and sheet flooding. There are no retail services or goods, schools
or churches within three miles of the site.

PREVIOUS REZONING CASES ON PROPERTY
There have been no previous rezoning cases on the site.

PREVIOUS REZONING CASES IN GENERAL AREA
Recent activity: There has not been any recent rezonings in the area.

Past activity:

Most of the properties east and west of the subject rezoning are comprised of the Saguaro
National Park, West (approximately 2.07 miles east) and the Ironwood Forest National Monument
(approximately .75 miles west) which were rezoned by case C09-87-001 in 1987 from RH to IR
(Institutional Reserve). Small pocket rezonings in the 70’s and 80’s from the RH zone to the GR-
1 (Rural Residential) and SH (Suburban Homestead) zones occurred in the general area and
were all greater than one-mile away.

MAEVEEN MARIE BEHAN CONSERVATION LANDS SYSTEM (CLS)
The subject property is located within the Maeveen Marie Behan Conservation Lands System
classified as Agricultural In-Holdings.

PLANNING REPORT

Staff supports the request because the subject rezoning site is located in an area of the County
that is surrounded by City of Tucson properties containing ongoing or previous agricultural uses,
is a compatible land use in the Agricultural In-Holdings of the CLS, and the request conforms to
the Pima Prospers Comprehensive Land Use Plan.

Agricultural uses that do not have a marijuana grow component may be exempted from local land
use regulations under state statutory allowances if 50% of the property owner’s income is derived
from the agricultural use on properties 5 commercial acres (4.13+ acres) or greater. Other
agricultural uses that are not statutorily exempted are permitted by right in rural zoning
designations for crop production, propagation and culture without retail sales. Cannabis
cultivation is regulated by the State of Arizona Department of Health Services (AZDHS), is not
considered to be an agricultural crop, and therefore, is not agriculturally exempted.

In November of 2020, the Arizona legislature enacted the voter approved Proposition 207, the
Smart and Safe Arizona Act (SASAA) legalizing the taxation and recreational use of marijuana
for adults 21 years of age and older. Proposition 207 requires the AZDHS to regulate adult use
marijuana. The SASAA also allows adult individuals to grow no more than six marijuana plants
and no more than twelve plants per residence where there are two or more adults over the age
of 21 within a secured enclosure such as a closet, room or greenhouse or other enclosure not
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accessible by minors. A cultivation site is a single off-site cultivation location where marijuana
may be cultivated and processed by the licensee and must take place in a secure, permanent
building. A cultivation site may include the manufacture of marijuana and marijuana products that
may not be transferred or sold to consumers.!

The specific plan rezoning site contains a single-family residence and accessory buildings which
will remain. Most of the site has been previously graded and therefore contains little on-site
vegetation, it is flat and located within a floodplain and all structures will have a finished floor
elevation 2 feet above the adjacent grade to mitigate the potential flooding risk. The project will
be built out in two phases: Phase 1 will be the westernmost 43,560-square-foot building for
agricultural crop production, a new water tank for water and fire suppression supplied by an
existing well, a new septic system to support both phases of buildout, a gravel drive and parking
spaces for the west building and a perimeter fence and security gate; Phase Il will include the
eastern 43,560 square-foot building and associated parking.

Any general agricultural uses on the site are exempt from zoning and building codes and will not
require permits until the change of use to cannabis cultivation occurs. Once the property owner
is prepared for marijuana crop production, the use will require zoning and building permits. Staff
has recommended that the buildings be permitted while they undergo construction, meeting the
siting demonstrated within the specific plan. The specific plan provides for adequate setbacks,
however has a planned zero lot line setback along with the elimination of any bufferyard. Given
the location of the project, there are no identified zoning concerns with the zero lot line setback
or lack of perimeter buffering.

Access to the site will be via Reservation Road and through City of Tucson property. A shared
access agreement or recorded easement to access the site across the city owned property will
be required. The applicant is currently working with the City of Tucson to obtain legal access.
Transportation has requested rezoning condition #4D to ensure legal access is provided.

According to the specific plan, the marijuana crop production facility will meet the safety standards
set forth under the ADHS licensing. Production will be located within a secure building with
controlled access to the property and buildings will contain security cameras inside and outside.
The transportation of goods will be no more frequent than once every two weeks by secure
vehicle. The site meets all distancing requirements from schools, parks and libraries and is
completely surrounded by City of Tucson land being used for water recharge. 4G Farms will
provide an odor mitigation plan to the County as part of its building permit submittal to demonstrate
appropriate air filtration systems.

Concurrency of Infrastructure:
Concurrency of infrastructure exists or to serve the proposed development:

CONCURRENCY CONSIDERATIONS

Department/Agency Concurrency Considerations Other Comments
Met: Yes / No / NA

No objection, subject to

TRANSPORTATION Yes "
conditions
FLOOD CONTROL Yes No objection, subject to
conditions
4
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CONCURRENCY CONSIDERATIONS

WASTEWATER N/A Site WI|| be sgrved by an
on-site septic system.
PARKS AND RECREATION N/A
WATER Yes Serviced by an on-site well
system.
DEPARTMENT OF Yes No comment
ENVIRONMETAL QUALITY

TRANSPORTATION REPORT

The site is located west of N. Reservation Road with W. Manville Road approximately 1.5 miles
to the north and W. Mile Wide Road approximately 1.5 miles to the south. The proposed Arizona
Department of Transportation’s (ADOT) I-11 corridor is within 2,000 feet of the site.

Reservation Road is a dirt roadway maintained by the County. There is no public right-of-way
(ROW) for Reservation Road south of Manville Road for approximately 2 miles, but Reservation
Road was established as a 60-foot-wide roadway easement by road proceeding No. 747. The
physical location of Reservation Road runs through City of Tucson-owned property, and it appears
that Reservation Road was constructed outside the roadway establishment.

The boundary and topographic survey provided within the specific plan indicates that parcel 208-
45-004B (located on the Reservation Road ROW but outside of the specific plan area) pertaining
to the owner of the site is located within the roadway establishment. The specific plan indicates
that this parcel of land will be dedicated to Pima County for ROW purposes.

The Subdivision and Development Street Standards (SDSS) requires that all commercial
developments provide legal, paved access to the public roadway system. Given that the specific
plan document indicates that product sales are not part of the cultivation use and 20 average daily
trips (ADT) are expected on a regular basis by employees only, an administrative SDSS
modification has been granted to waive the paved access until such time that the site is opened
to the public. Routine maintenance and dust mitigation on Reservation Road will be required.
Graveled access lanes and parking spaces are proposed, but paving will be required if the site is
open to the public and for all handicap accessible spaces and aisles.

The most recent traffic counts for Reservation Road is 126 ADT, for Manville Road is 1,266 ADT,
and for Mile Wide Road is 55 ADT. Given that the site will function in a manner similar to its current
agricultural setting, the additional traffic generation will not negatively impact the capacity of the
adjacent roadway network.

There are no concurrency concerns with this request. Proof of coordination with City of Tucson
shall be provided to Development Services prior to the issuance of a development plan.

The Department of Transportation has no objection to the request subject to rezoning conditions
#4A-D.

FLOOD CONTROL REPORT
The Regional Flood Control District (RFCD) offers the following comments:
1. The entire property is located within the Brawley Wash floodplain which conveys up to

5
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21,000 cubic feet per second (cfs) and is 2.5 miles wide in this location. This property is
entirely within a FEMA Flood Hazard Zone AO 1 where estimated flood depths are up to 1
foot. Any structures located within a Zone AO1 shall have a finished floor elevation 2.0 feet
above highest adjacent natural grade.

Regulated Riparian Habitat does not impact this property.

The Preliminary Development Plan (PDP) does not provide the required information that is

listed on the Site Analysis Checklist, including FEMA Flood Zone AO1 designation and the

existing and proposed hydrology conditions.

4. There are several existing structures on the property where it is unclear if these structures are
compliant with the Floodplain Management Ordinance. The District does not have floodplain
use permits for any improvements on this property.

5. The design of perimeter fencing must comply with District Technical Policies. No discussion
was provided in the Site Analysis.

6. The Site Analysis has not provided a “will serve” letter by a water service provider that has a
potable and renewable water supply and states that there are no public providers near the
project site The property has been historically serviced with an on-site water well and will
continue to use the well and have on-site storage tanks. It is not clear how much water will be
utilized for this project and if the project will need to bring water in from an outside source.
Land subsidence between 1987 and 2005 has been between 3 to 4 inches.

7. A condition is provided below to ensure compliance with the Water Policy of the
Comprehensive Plan.

wnN

The Regional Flood Control District has no objection subject to rezoning conditions #5A-C.

WASTEWATER RECLAMATION REPORT

The property is outside of the Pima County Regional Wastewater Reclamation Department
(PCRWRD) service area. The existing and proposed development on the property will be serviced
by an on-site septic system.

PCRWRD has no objection to the proposed rezoning. The owner(s) must secure approval from
the Pima County Department of Environmental Quality to use on-site sewage disposal system at
the time a tentative plat, development plan, or request for a building permit is submitted for review.

ENVIRONMENTAL PLANNING REPORT

SITE CONSERVATION VALUES

The 5.1-acre subject property is located entirely within the Agricultural In-Holdings designation of
the Maeveen Marie Behan Conservation Lands System (CLS). The closest CLS designations
outside Agricultural In-Holdings are Multi-use Management Area approx. 0.3 mile to the west and
Important Riparian Area approx. 0.5 miles to the east.

The property is within the Priority Conservation Areas (PCA) for the burrowing owl and cactus
ferruginous pygmy owl; it is outside PCAs for Pima pineapple cactus and needle-spined pineapple
cactus.

The property has been subject to agricultural uses and was previously graded, with several
existing structures on-site. It is largely devoid of native vegetation; there appear to be no saguaros
or ironwoods onsite.

No washes or riparian vegetation occur onsite.

The property has not been identified as an acquisition priority under any County Open Space
Bond Program.

6
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LANDACAPE CONTEXT

The property is surrounded on all sides by fallowed agricultural lands owned by the City of Tucson
and does not occur within any identified Critical Landscape Connection. The closest County
Preserve is the Brawley Wash/Manville-Garcia Preserve owned by the Regional Flood Control
District 0.7 miles northeast of the property. The Ironwood Forest National Monument is 0.6 miles
southwest of the property. The closest identified wildlife movement area is the Brawley
Wash/Avra Valley across CAP Canal Wash Siphon to Saguaro National Park (West) Landscape
Wildlife Movement Area (AGFD), which is 0.4 miles to the east of the property.

IMPACTS TO BIOLOGICAL RESOURCES

Due to extensive previous disturbance, the property has little to no on-site conservation value that
would be compromised by this project. The project is also unlikely to compromise the conservation
values of adjacent properties or nearby CLS-designated lands in light of its distance from any
established open space preserves, identified Wildlife Movement Areas, or more protective CLS
designations.

The applicant’'s plan to fence the entire property causes some concern related to wildlife
movement; however, considering the size of the property relative to the surrounding vacant lands
and the distance from the property to any identified Wildlife Movement Areas or established
Preserves, such fencing is unlikely to act as a significant barrier to wildlife moving through the
valley.

OSC-Environmental Planning recommends that fully shielded, dark sky-friendly fixtures be used
for all outdoor lighting fixtures, and that the reach of outdoor lighting be limited to only those areas
requiring illumination to prevent light from encroaching onto adjacent lands. Overall, the use of
outdoor nighttime lighting should be limited to only what is absolutely necessary to accommodate
the proposed use.

Environmental Planning has no objection subject to rezoning condition #6.

CULTURAL RESOURCES REPORT
Cultural Resources has no objection to this request subject to the addition of conditions #7.

DEPARTMENT OF ENVIRONMENTAL QUALITY REPORT
Pima County Department of Environmental Quality has no comment.

NATURAL RESOURCES, PARKS AND RECREATION REPORT

Pima County Natural Resources, Parks and Recreation have no comment. Saguaro National
Park and the Bureau of Land Management for the Ironwood Forest National Monument have no
concern.

UNITED STATES FISH AND WILDLIFE SERVICE REPORT
US Fish and Wildlife Service have no concerns regarding the rezoning.

WATER DISTRICT REPORT
The site will be serviced by a well site permitted and regulated by the Department of
Environmental Quality.

FIRE DISTRICT REPORT
Avra Valley Fire District have no comment.
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CITY OF TUCSON

The City of Tucson have no comment.

TOHONO O'ODAM TRIBAL NATION DISTRICT

The Tohono O’Odham Tribal Nation have no comment.

IF THE DECISION IS MADE TO APPROVE THE SPECIFIC PLAN, THE FOLLOWING

REQUIREMENTS SHOULD BE MADE CONDITIONS OF APPROVAL. THE FOLLOWING

CONDITIONS MAY RESIDE WITHIN THE SPECIFIC PLAN DOCUMENT:

1.

7.

Not more than 60 days after the Board of Supervisors approves the specific plan, the
owner(s) shall submit to the Planning Director the specific plan document, including the
following conditions and any necessary revisions of the specific plan document reflecting
the final actions of the Board of Supervisors, and the specific plan text and exhibits in an
electronic and written format acceptable to the Planning Division.

In the event of a conflict between two or more requirements in this specific plan, or conflicts

between the requirements of this specific plan and the Pima County Zoning Code, the

specific plan shall apply.

This specific plan shall adhere to all applicable Pima County regulations that are not

explicitly addressed within this specific plan. The specific plan’s development regulations

shall be interpreted to implement the specific plan or relevant Pima County regulations.

Transportation conditions:

A. Paving will be required for all handicap accessible spaces and aisles, and paving
for the on-site regular parking areas and access lanes shall be required in
accordance with the Subdivision and Development Street Standards requirements
if the site is opened to the public for product sales.

B. Legal, paved, all-weather access to the nearest public paved roadway shall be
provided by the owner if the site is opened to the public for product sales.

C. Dust control mitigation for Reservation Road shall be provided by the owner(s) on
a routine schedule as identified during the permitting process.

D. Proof of coordination with City of Tucson shall be provided to Development
Services prior to the issuance of a development plan.

Flood Control District conditions:

A. Demonstrate prior to issuance of a Site Construction Permit and/or a Floodplain
Use Permit the existing structures and any infrastructure that will remain onsite for
this project are compliant with the Floodplain Management Ordinance. Non-
compliant structures shall be modified to be compliant or removed prior to the
issuance of any permits for new improvements.

B. First flush retention shall be provided in Low Impact Development practices
distributed throughout the site.
C. At the time of development, the developer shall be required to select a combination

of Water Conservation Measures from Table B such that the point total equals or

exceeds 15 points and includes a combination of indoor and outdoor measures.
Environmental Planning condition: Upon the effective date of the Ordinance, the owner
shall have a continuing responsibility to remove buffelgrass (Pennisetum ciliare) from the
property. Acceptable methods of removal include chemical treatment, physical removal,
or other known effective means of removal. This obligation also transfers to any future
owners of property within the rezoning site and Pima County may enforce this rezoning
condition against the property owner.
Cultural Resources condition: Prior to ground modifying activities, an on-the-ground

8
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10.

archaeological and historic sites survey shall be conducted on the subject property. A
cultural resources mitigation plan for any identified archaeological and historic sites on the
subject property shall be submitted at the time of, or prior to, the submittal of any tentative
plan or development plan. All work shall be conducted by an archaeologist permitted by
the Arizona State Museum, or a registered architect, as appropriate. Following rezoning
approval, any subsequent development requiring a grading permit will be reviewed for
compliance with Pima County’s cultural resources requirements under Chapter 18.81 of
the Pima County Zoning Code.

Adherence to the specific plan document as approved at the Board of Supervisor’'s public
hearing.

In the event the subject property is annexed, the property owner shall adhere to all
applicable conditions, including, but not limited to, development conditions which require
financial contributions to, or construction of infrastructure, including without limitation,
transportation, flood control, or sewer facilities.

The property owner shall execute the following disclaimer regarding the Private Property
Rights Protection Act: “Property Owner acknowledges that neither the rezoning of the
Property nor the conditions of rezoning give Property Owner any rights, claims or causes
of action under the Private Property Rights Protection Act (Arizona Revised Statutes Title
12, chapter 8, article 2.1). To the extent that the rezoning or conditions of rezoning may
be construed to give Property Owner any rights or claims under the Private Property Rights
Protection Act, Property Owner hereby waives any and all such rights and/or claims
pursuant to A.R.S. § 12-1134(1).”

Respectfully Submitted,

Terrill L. Tillman, AICP
Principal Planner

c: Lazarus & Silvyn, Attn: Robin Large & Keri Silvyn

" Arizona Department of Health Services
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Land Use Legend and Map

Low Intensity Rural (LIR)
Objective: To designate areas for residential uses at densities consistent with rural and
resource-based characteristics.

= Residential Gross Density: Minimum- none; Maximum- 0.3 RAC
= Residential Gross Densities for TDR Receiving Areas: Minimum- none; Maximum- 0.3 RAC
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INTRODUCTION & POLICY

A.

Introduction

4th Generation Farms (“4G Farms” or “Owner”) owns approximately 5 acres of agricultural
land on N. Reservation Road in the Avra Valley area of unincorporated Pima County
(“County”), Assessor Parcel Numbers 208-45-004A and -005B. (See Exhibit I.A: Regional
Location Map.) 4G Farms is proposing to expand their existing agricultural uses on the
Property to include Cannabis Cultivation (the “Project”) in accordance with Arizona’s adult-
use cannabis program.

In 2010, Arizona voters approved a ballot initiative establishing a medical marijuana program.
In November 2020, Arizona voters went a step further and approved the Smart and Safe
Arizona Act (Proposition 207), which legalized the possession and use of marijuana for adults
21 years and older. The Pima County Zoning Code (“PCZC”) limits marijuana cultivation to
CB-2 zone. Given the Property’s location and rural setting, a rezoning request to CB-2 to
allow for marijuana cultivation is not appropriate. Instead, 4G Farms has opted to prepare a
specific plan, which will ensure the Property will function in a manner similar to other crop
production operations in a rural agricultural setting. The 4G Farms Specific Plan (“Specific
Plan”) establishes Cannabis Cultivation as a permitted use on the Property and provides
development standards that appropriately recognize the character of the Property’s location
and surrounding uses.
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B. Pima Prospers
The 4G Farms Specific Plan is consistent with the intent of the Low Intensity Rural (“LIR”)
designation, as well as the goals and policies of Pima Prospers. The following policies from
Pima Prospers are relevant and support this Specific Plan:

1. Use of Land

a.

Land Use Element
Policy 3.1.1.4: Support land uses, densities, and intensities appropriate for the
urban, suburban, and rural areas of the unincorporated County.

Environmental Element
Policy 3.4.1.7.b: The following Conservation Guidelines apply to Agriculture In-
Holdings within the Conservation Lands Systems (“CLS”):
e Development within these areas will be configured in a manner that
does not compromise the conservation values of adjacent and nearby
CLS lands.

The CLS designation on the Property is “Agricultural In-Holdings”, which are areas
where active, or abandoned, agriculture lands exist within the CLS. The Property
will continue to feature agricultural uses, which is an appropriate intensity for its
location in rural unincorporated Pima County and will not compromise
conservation values on nearby CLS lands.

Housing and Community Design Element
Policy 3.5.14.: Encourage cost-effective green building and site design methods,
techniques and materials.
1. Decrease heatisland effect and reduce water run-off through site
development strategies.
2. Reduce outdoor water use by encouraging water-efficient practices
such as:
a. Low water use, drought-tolerant or native vegetation
(xeriscapes) with the exception of local food production;
b. Dripirrigation;
Increase use of reclaimed water and rainwater harvesting;
and
d. Low Impact Development (LID) principles such as preserving
and recreating natural landscape features and minimizing
effective imperviousness to create functional and appealing
site drainage that treat stormwater as a resource rather than
a waste product where applicable and feasible.
3. Reduce indoor water use by installing water-efficient fixtures and
appliances.
4. Increase building energy efficiency by encouraging active and passive
solar methods of construction.

-1
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The Project will feature a variety of energy-efficient, green building and site
design elements that are supported by Pima Prospers. These approaches
include:

e Fast/west building orientation to take advantage of solar exposure.

e Insulated metal panels will provide high R-value wall and roof
assemblies and avoid thermal bridging between inside and outside.

e Metal building employs over 90% recycled steel content.

o High-efficiency LED lighting throughout.

e High Seer air conditioning systems.

e Water from dehumidifiers within the grow areas to be reused in the
facility and landscape.

e |ow-water-use plumbing fixtures.

e Metal roof and wall panels will be Low-Albedo with a High Solar
Reflectance to provide a “Cool Enclosure System” to reduce the heat
island effect.

e Rainwater will be collected and directed to landscape areas for
plantings and recharge back into the ground.

e Use of pervious hardscape and porous paving systems, where
possible.

2. Physical Infrastructure

a. Energy Element
Policy 4.3.1: Support the increased use of cost-effective clean alternative energy
systems.

e Policy 5: Encourage residential and nonresidential development to
maximize the use of solar energy systems on individual sites and
throughout the development and incorporate the consideration of
access to incident solar energy.

e Policy 6: Encourage the use of passive solar to reduce overall energy
demand.

e Policy 7: Mitigate urban heat island effect by reducing paved areas,
increasing shade and applying other methods, where practical.

As indicated in the section above, the Project will incorporate a number of cost-
effective, clean, alternative energy strategies.
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LAND USE PROPOSAL

A. Project Overview

In response to the opportunities presented by the passage of the Smart and Safe Arizona Act,
4G Farms is proposing to transition its existing agricultural activities on the Property to
include Cannabis Cultivation, in accordance with Arizona’s adult-use marijuana program. The
Project is intended to implement in two phases. Phase 1 improvements include the
construction of a 43,500 square-foot agricultural crop production building utilizing new
automated vertical farming methods. Phase 1 will also include the following site
improvements:

e Grading and the import of fill across the Property.

e Installation of retention basins.

e Construction of a gravel fire access lane and gravel parking areas.
e |Installation of perimeter fencing and security gates.

e Incorporation of refuse collection facilities.

e Relocation of an existing overhead electrical power line.

e Addition of a sewer septic system.

e Addition of water tank for domestic water and fire suppression.

Phase 2 will involve the construction of a second (attached) 43,500 square-foot metal crop
building, thereby doubling the Project building square footage to 87,000 square feet. While
the Phase | and possibly Phase Il improvements may be constructed with approved
agricultural uses permitted in County Rural Homestead (RH) zoning prior to this Specific Plan
adoption, Cannabis Cultivation will not be permitted until this Specific Plan is approved.

The existing storage buildings and caretaker’s residence located at the west end of the
Property and totaling approximately 6,700 square feet will remain. The metal frames that
once supported two greenhouses on the Property will be removed.

All site improvements from both Phase 1 and Phase 2 are illustrated on Exhibit II.A:
Preliminary Development Plan.

. Specific Plan Definitions

Cannabis (or Marijuana) Cultivation: any activity involving the cloning, planting, growing,
harvesting, drying, curing, grading, trimming, packaging, extracting or otherwise processing
of cannabis plants or any part thereof. Product sales are not part of the cultivation use.
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EXHIBIT Il.A: PRELIMINARY DEVELOPMENT PLAN
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C. Permitted Uses

The primary uses permitted within this Specific Plan are crop production and Cannabis
Cultivation. All Permitted Uses within Rural Homestead (“RH”) zone are also permitted.

D. Development Standards

1. Site Development
The following development standards shall govern site development throughout the
Specific Plan.

Minimum Site Area: none

Maximum Site Coverage: none

Maximum Building Height: 34 feet/2 stories
Minimum Building Separation: per building code

Minimum Perimeter Setbacks: none

2. Landscape Standards
The Property is surrounded by agricultural land owned by the City of Tucson. No
landscape bufferyards shall be required within this Specific Plan.

Landscaping will be incorporated along the entry drive and the parking areas to provide
shade and lessen the heat island effect. Stormwater runoff will be directed to these
landscaped areas.

3. Vehicular Use Areas & Parking

a.

Paving
Alternative, porous paving systems will be utilized, where appropriate, and may
include

gravel over compacted base course

stabilized decomposed granite/crushed rock
gravel paving

paver systems for car parking and sidewalk areas

Curb

Vertical curb is not required to restrict access in parking areas, islands and
surrounding depressed landscape areas. At time of development plan submittal,
the Project design team will provide an alternative means to discourage vehicular
traffic in landscape areas with use of bollards, steel pipe wheel stops, post, rip-
rap/boulders, or other features.

Vehicular Parking

e Vehicular parking for the Cannabis Cultivation use shall be provided at
a ratio of 1 space per employee. The Project is anticipated to have
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approximately 10 employees. No other vehicular parking spaces are
required.

e Parking space dimensions shall comply with County requirements for
a standard space (9 feet x 20 feet). A vehicle may overlap the
sidewalk by up to 2.5 feet of the 20-foot depth.

d. Bicycle Parking
No bicycle parking is required within this Specific Plan.

4. Loading
No loading zones are required within this Specific Plan.

5. Buffelgrass Elimination
While no buffelgrass was observed on the Property, the Owner shall have a continuing
responsibility to remove buffelgrass (Pennisetum ciliare) from the Property. Acceptable
methods of removal include chemical treatment, physical removal, or other known
effective means of removal. This obligation also transfers to any future owners of the
Property within the Specific Plan area.

E. Hydrology

The proposed Project is for an agricultural use consisting of a single or multiple buildings, the
associated vehicular access and parking and a large landscape area along the north and south
boundaries. These landscaped areas will provide retention and stormwater harvesting
opportunities for the development. (See Exhibit II.E: Drainage Concept.) The plan enhances
the existing slow-moving regional stormwater that passes through the site by providing
depressed landscaped areas increasing retention with generous vegetation further slowing
the migrating flow to aid with the overall infiltration and recharge efforts. Development of
the site does not alter the recharge effect of the regional floodplain. Exhibit IV.C.2 illustrates
how the site is a very small spec within a wide, shallow floodplain.

Due to the large size of the proposed main building, a scour analysis was done to provide a
footer depth to the calculated scour depth. Anticipated scour depth for the buildings is
calculated at 1.6 feet.

The development will be subject to first-flush requirements. There is approximately 4 acres
of impervious cover proposed which results in 5,760 ft* of volume required to provide
permeable area for infiltration and reuse of stormwater for vegetation to meet the water
guality protection goals of reducing downstream adverse impacts. In addition to first-flush,
the landscape plan will add a generous amount of vegetation which is a natural improvement
to the environment, regional flow velocities and aesthetics.

The proposed development will produce a total runoff of approximately 39.2 cfs in the 100-
year flood condition; however, once the stormwater reaches the irrigation canals, this rate is
reduced due to the backwater effect (explained in Section IV.C.). Additionally, during a 100-
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year rainfall event, this amount is negligible as there will be one foot of stormwater flowing
through the Property from the regional watercourse floodplain.
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F. Transportation and Circulation

1.

Proposed Ingress/Egress and Onsite Vehicular Circulation

Access to the Property will continue to be from N. Reservation Road, which is located
adjacent to the Project on City of Tucson-owned property. (NOTE: The City owns parcel
208-45-004C between the built Reservation Road and the Project. The Owner has
spoken to City Real Estate about this condition and the City is comfortable with access as
proposed.)

Parking areas may be provided at both the east and west ends of the Property and a
gravel (or other pervious material) driveway linking the east parking area with the west
parking area (and caretaker’s residence) will be located along the southern Property
boundary.

Average Daily Traffic
The use on the Property will continue to be agriculture/crop production. Any increase in
traffic on N. Reservation Road and its connectors will be de minimis.

Bicycle & Pedestrian Circulation

The Property is in a rural area, accessed by unpaved roads with no sidewalks or bicycle
paths. Because no employees of the Project are expected to bike or walk to work, no
offsite bicycle or pedestrian improvements are proposed.

Sidewalks will be installed onsite from the parking areas to the building to meet ADA
requirements.

G. Utility Infrastructure

1.

Sewer

There are no sewer systems within miles of the Project area. The Property has
historically been serviced by an onsite septic system and the proposed development will
include a new septic system to handle all sewage flows.

Water

There are no public water systems within miles of the Project area. The Property has
historically been serviced by an onsite water well and the proposed development will
continue to utilize the existing well but will also have onsite water tanks and a booster
pump for the required fire protection.
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l1l. IMPLEMENTATION AND ADMINISTRATION

A. Administration and Interpretation
The 4G Farms Specific Plan shall be administered by the Pima County Planning Official, and
all implementation decisions shall be based on the purpose of the Specific Plan. If a conflict
arises between the Specific Plan and the PCZC, the Specific Plan shall control. If the Specific
Plan is silent on any issue, and the PCZC is consulted, the purpose and intent of the Specific
Plan shall control the Planning Official’s decision whether and how to apply the PCZC.
Appeals of any Planning Official interpretation of this Specific Plan may be made to the
Board of Supervisors within 30 days of the date of the interpretation. A fee in accordance
with adopted Pima County Development Services Department Fee schedule for an “Appeal
of an Interpretation” and an “Advertised Public Hearing” must accompany any such appeal.
The Specific Plan will not result in the modification or change of any existing County-adopted
building codes.

B. Phasing and Procedures for Development Review
This Project is intended to be built in two phases. Phase 1, which will begin prior to approval
of the Specific Plan, includes the construction of a new 43,500 square-foot crop production
facility and other site improvements, as described in Subsection Il.A. of the Specific Plan.
Although Phase 1 improvements fall under the PCZC exemption pertaining to agricultural
uses,! a development package showing both building and site improvements will be
submitted to the County for a courtesy review. The purpose of this review is to ensure the
plans comply with applicable County regulations when the use on the Property transitions
from agricultural uses to Cannabis Cultivation.

A development package for Phase 2 will be submitted after the Specific Plan is approved and
will reflect all Phase 1 improvements. All improvements will be in conformance with the
Specific Plan and conditions of approval. (See Section V.) Detailed traffic and hydrology
reports will be submitted with the development package, if required.

The Owner serves as the Master Association and Property Manager for the Specific Plan.
Through a self-certification process, the Owner shall review and approve all development
packages/Project design features, signage applications, and architectural/building plans
proposed for the Property prior to County submittal.

1 PCZC § 18.01.030.C.2.b: Statutory exemption on land used for general agricultural purposes when fifty percent or
more of the owner’s income from said land is derived from the production of agricultural products.
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C. Amendments

1. Minor
The County Planning Official may administratively approve minor (or insubstantial)
changes, as defined below, to the Specific Plan, provided such changes are in

conformance with the overall intent, goals and objectives of the Specific Plan as
presented herein.

The following shall be considered minor changes that fall within the administrative
purview of the Planning Official:

Addition of new information to the Specific Plan, maps or text otherwise in
compliance with the below standards.

Changes to the public or private infrastructure as presented herein as necessary to
properly serve the Specific Plan.

Addition of permitted uses that may not be specifically listed in Section II.C of this
Specific Plan, but which are determined to be sufficiently similar in type and nature
to those listed as permitted.

Adjustments to the Development Standards in Section II.D of this document that
are not harmful to the interests of the larger community or adjacent properties, or
which are not explicitly stated in the Specific Plan, but which are consistent with
the guiding goals and objectives of the Project and do not create any public health
or safety issues.

Adjustments to any aspect of Section Il of this Specific Plan that is required to
comply with changes in local, state or federal safety and/or health codes.

2. Major
Major (or substantial) amendments to the Specific Plan shall be those changes or
modifications that materially alter the guiding goals and objectives as presented in the
Specific Plan. Major amendments to the Specific Plan shall be processed in accordance
with Section 18.90.080 of the PCZC.
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IV. SITE INVENTORY

A. Land Use

1.

Location/Regional Context

The Property is in unincorporated Pima County, west of the City of Tucson and
southwest of the Town of Marana and surrounded by publicly-owned vacant land and
agricultural uses. The Property is situated east of the Ironwood Forest National
Monument, west of Saguaro National Park West and north of the Tohono O’odham
Nation. See Exhibit I.A: Regional Location Map.

Access to the Property is from N. Reservation Road, which intersects with W. Manville
Road approximately 1.5 miles to the north and with W. Mile Wide Road approximately
1.5 miles to the south.

Existing Land Uses
Existing land uses are identified on Exhibit IV.A: Existing Land Uses & Zoning.

a. Onsite Land Uses
Current onsite land uses include agricultural uses with a greenhouse nursery,
accessory storage buildings and a caretaker’s residence.

b. Offsite Land Uses
The Property is entirely surrounded by publicly-owned vacant land and
agricultural uses. Corcoraque Ranch & Pavillion, a cattle ranch with a commercial
roping arena and event center is located approximately % mile south of the
Property.

Existing Zoning

As indicated on Exhibit IV.A, the Property and nearly all surrounding properties within 1
mile are zoned RH. The exception is a portion of the Ironwood Forest National
Monument, which is located southwest of the Property and is zoned Institutional
Reserve (“IR”).

V-1
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4.

Existing Easements

The only easement associated with the property is a 20" gas line easement centered on
an existing gas line that runs parallel to the south boundary of the property. The exact
location of this easement is unknown as the existing gas line was not marked at the time
of the survey. The proposed development will not have any adverse impact on this
easement.

Comprehensive Plan

The Property is located within Avra Valley, Planning Area 1, of Pima Prospers. The
County’s CLS identifies this Property as “Agricultural In-Holdings”, which are “areas
where active, or abandoned, agriculture lands exist within the Conservation Lands
System.” Per Pima Prospers,

The Property currently includes (and will continue to include) agricultural land uses in
compliance with Pima Prospers and the CLS.

B. Topography & Grading

1.

2.

Topographic Characteristics

Historically being farmland, the Property’s topography is relatively flat. The general
slope is gentle and slops downward from southeast to northwest with only three feet of
fall across the Property. The east two-thirds of the Property is the flattest with slightly
more relief occurring on the west one-third.

See Exhibit IV.B: Existing Topography.
Average Cross Slope

ACS =1xLx0.0023
Acres

Interval (I) = 1 feet
Total length of contours (L) = 3713
Area (A) =5.07

ACS=1x3713x0.0023 =1.68%
5.07 acres
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C. Hydrology

1.

3.

Offsite Watersheds

The Property is situated within the Brawley Wash floodplain, which constitutes the only
offsite watershed affecting the property. The Brawley Wash floodplain conveys up to
21,000 cfs during a 100-year storm event and is greater than 2.5 miles wide at this
location. Flow through the Property is from the south/southeast to the
north/northwest. Vegetation is limited to the agriculture growing season with mature
vegetation limited to roadsides and adjacent to irrigation canals.

Onsite Hydrology

The Property is approximately 5.1 acres in size and is surrounded by agricultural fields
that are relatively flat with slopes generally less than 1%. Approximately 55% of the
Property has been used to grow crops. There are multiple structures making the
Property 7% impervious. Soils within the Project area are classified by the United States
Soil Conservation Service (“SCS”) as 85% “A” & 15% “B”. The Property is located in an
undesignated basin.

The onsite drainage was analyzed as a single watershed since all runoff is shallow sheet-
flow that exits the Property along the northern boundary. The Property has the
potential to generate up to 16.3 cfs during a 100-year storm return interval. Irrigation
canals along the western boundary and offsite to the north are elevated, thus creating
an impoundment of flood waters with a backwater effect that reduces velocities such
that onsite and offsite flow resembles a slow-moving pond. When stormwater reaches a
depth that exceeds the raised perimeter boundary, stormwater flows as shallow sheet
flow to the north onto the neighboring agricultural fields and ultimately into the Brawley
Wash floodway approximately 3 miles downstream (to the north) of the Property.

See Exhibit IV.C.2: Existing Conditions Hydrology.

Existing Drainage Conditions & Infrastructure

a. Features that affect site
There are irrigation canals along the western boundary and north of the Property
that impound stormwater in larger volume rainfall events, contributing to the
widespread detention of the area, as well as, holding stormwater back as
retention after the flooding subsides.

b. Q100 and acres upstream offsite
The Brawley wash has an estimated flow of 21,000 cfs during a 100-year event.
The Brawley wash fringe is a broad, widespread floodplain of slow-moving
floodwaters with depths estimated at 1’ during a 100-year event. This area, by
virtue of its extremely flat topography riddled with canals and roadside ditches
throughout, is a unique landscape where the potential for recharge is ideal.
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c. Methodology for EHS
The Property is within the Brawley Wash overbank floodplain but is outside of
the 250-foot Erosion Hazard Setback (“EHS”) measured from the main
watercourse and outside of the 100-foot EHS of the West Branch of the Brawley
Wash. The EHS is established for Brawley Wash and mandated by Pima County
Regional Flood Control District.

d. Methodology for Q (>100cfs)
Onsite peak discharge rates were calculated using Pima County Regional Flood
Control Districts PC-Hydro Methodology that only applies to the arid southwest
taking into account slope, vegetation cover and impervious surfaces. The peak
flow rate is proportional to the rainfall depth average over the time of
concentration. Infiltration is a function of the soil group types (A, B, C, and D)
with watersheds less-than one square mile.

4. Floodplain
According to the Federal Emergency Management Agency Flood Insurance Rate Map
Panel No. 04019C1620L, dated June 16, 2011, the Property is located in an AO Flood
Zone with a depth of one foot. Any structures within this zone shall have the finished
floor elevation (“FFE”) constructed 2.0 feet above the highest adjacent grade.
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D. Biological Resources

1. Conservation Lands System
The County’s Conservation Lands System (“CLS”) identifies this Property as “Agricultural
In-Holdings”, which are “areas where active, or abandoned, agriculture lands exist within
the Conservation Lands System.” (See Exhibit IV.D: Biological Map.)

The Property will continue to have active agricultural land uses with this Project.

2. Priority Conservation Area

a. Pima Pineapple Cactus
The Property is not within Priority Conservation Area (“PCA”) for the Pima
Pineapple Cactus.

b. Needle-Spined Pineapple Cactus
The Property is not within PCA for the Needle-Spined Pineapple Cactus.

c. Cactus Ferruginous Pygmy Owl & Burrowing Owl
The Property is within PCA for both the Cactus Ferruginous Pygmy Owl and the
Burrowing Owl. Surveys have not been conducted for either species on this
Property.

d. Saguaros & Ironwood Trees
No saguaros or ironwood trees exist on this Property.

3. Habitat Protection/Community Open Space
There have been no discussions between the Property owner and the County regarding
potential acquisition of the Property.
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EXHIBIT IV.D: BIOLOGICAL MAP

1 ant
: << l
== Multiple Use s 1S
.
X Management Areas
N
O
@)
— 9
—1=
Adliculture i
. (Y=
In-iHoldings ¢
S
Mendory Lane/Rq S
'__“'J
@
'_U
2
CONNAANNANN NN NN
Saddle Tyail o
0
=
Maser Way, I
=7 Vv are =

LEGEND

Rezoning Boundary
Special Species Management Areas

Z
2
CLS CATEGORIES
Agriculture In-Holdings
s

N

Biological Core Management Areas
Important Riparian Areas
Multiple Use Management Areas

LL////_/'//—//

NORTH T 1
‘l ( ; I l! I :I\ 4 I , I I ) Q o 600" 1,200 m 1
SCALE: 1"=1,200" a STUBIO
. ! [ S
S S E C I I C L N L NAME LEL01-BASE 216608.0W3 '-s] J

i1]
R

NG GG G A G VA A . A VA . i i .

NS






ol

4G Farms Specific Plan

E. Transportation

Roadway Inventory
The Property is in a rural area, and access to the Property is via a series of unpaved
roadways. There are no designated Scenic or Gateway Routes in the Project vicinity.

Direct access to the Property is on N. Reservation Road, located on City of Tucson-
owned property. (NOTE: The City owns parcel 208-45-004C between the built
Reservation Road and the Project. The Owner has spoken to City Real Estate about this
condition and the City is comfortable with access as proposed.) N. Reservation Road is
classified as a Low Volume Arterial within a 90-foot right-of-way on the County’s Major
Streets Plan. The segment adjacent to the Property is unpaved and identified on
PimaMaps as a Major Local Road with a posted speed limit of 35 mph.

W. Manville Road and W. Mile Wide Road each intersect with N. Reservation Road and
are approximately 1.5 miles north and south of the Property, respectively. These
roadways are both classified as a Low Volume Arterials with 90-foot rights-of-way on the
County’s Major Streets Plan. The segment of W. Manville Road that intersects with N.
Reservation Road is paved and has a speed limit of 50 mph. The segment of W. Mile
Wide Road intersecting with N. Reservation Road is unpaved and has a speed limit of 45
mph.

W. Fort Lowell Road intersects with N. Luckett Road approximately ¥ mile southeast of
the Property. Both are classified as Local Minor Roadways and are unpaved.

Exhibit IV.E: Existing Transportation Network shows the roadway system within one mile
of the Property.

Public Transit & Alternate Modes
There are no public transit facilities, bus stops or bus routes serving the Property or
surrounding area. There are no sidewalks or bicycle routes in the Project vicinity.
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EXHIBIT IV.E: EXISTING TRANSPORTATION NETWORK
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4G Farms Specific Plan

F. Utilities

1. Sewer
There are no sewer systems within miles of the Project area. The Property has
historically been serviced by an onsite septic system. There are no records available for
the existing septic system, so it is unclear exactly where it is located onsite but it is
assumed to be in the west one-third of the area. The existing septic system will be
removed/abandoned as part of the new development.

2. Water
There are no public water systems within miles of the Project area. The Property has
historically been serviced by an onsite water well and tank. (See Exhibit IV.F: Existing
Utilities.) The proposed development will continue to utilize the existing well but will
also have onsite water tanks for the required fire protection.

G. Recreation
There are no parks, trails or other recreation facilities within one mile of the Property.
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EXHIBIT IV.F: EXISTING UTILITIES
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4G Farms Specific Plan

H. Cultural Resources
Correspondence from the Arizona State Museum is included as Exhibit IV.H.

|. Composite
A Composite Map is provided as Exhibit IV.I. This map indicates the Property’s existing
physical constraints, including structures, topography, riparian habitat, utilities and
easements.
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EXHIBIT IV.H

THE UNIVERSITY OF ARIZONA Arizona State Museum
s AR I zo NA Tucson E\g :50;(2211-8822

4 -
N STAT E M U s E U M www.statemusejz:)riiziaéezz:i

March 16, 2021

Robin Large

Lazarus & Silvyn, P.C.
5983 E. Grant Rd, Ste. 290
Tucson, AZ 85712

RE: 4" Generation Farms Specific Plan
Parcels 208-45-004A, 208-45-004B, 208-45-004C, 208-45-005B

Dear Robin,

Arizona State Museum (ASM) has reviewed archaeological project and site records in support of project: 4™
Generation Farms Specific Plan. Correspondence indicates this project will involve the rezoning of
approximately 5.5 acres of privately-owned land with the intent of cultivating marijuana. The project area is
located within Pima County, Arizona and encompasses parcels 208-45-004A, 208-45-004B, 208-45-004C, and
208-45-005B within Township 13 South, Range 10 East, Section 25. Below are the results of ASM’s research.

Search Results:

According to a search of the archaeological site files and records retained at ASM, eight archaeological survey
projects were conducted within a one-mile radius of the project area between 1996 and 2006. Previous survey
work was conducted in support of rebuilding overhead power lines; construction of recharge basins;
development; installation of underground and aerial cable; gas lines; and construction of electric substations,
transmission lines, and an access road. No previous survey has been conducted within a one-mile radius of the
project area.

Two archaeological sites have been identified within a one-mile radius of the project area, neither of which are
within the current project area.

Recommendations and Responsibilities:

1. Because the project area has not been previously surveyed, ASM recommends, but it is not required by ASM,
that a qualified archaeological contractor be consulted before any ground-disturbance begins. A list of
archaeological contractors is available on the ASM website at: https://statemuseum.arizona.edu/crm

2. Pursuant to Arizona Revised Statute §41-865, if any human remains or funerary objects are discovered during
project work, all work will stop within the area of the remains and ASM’s Repatriation Office will be contacted
at 520-626-2950.

3. City, county, or municipal governments may have requirements; therefore, ASM recommends that the
relevant jurisdiction(s) be consulted.
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If you have any questions about the results of this records search, please feel free to contact me
twilling@email.arizona.edu or 520-621-4795.

Sincerely,

(/N

Jooh

Shannon Plummer, M.A., R.P.A. (formerly Shannon Twilling)
Arizona State Museum
Arizona Antiquities Act Administrator
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EXHIBIT IV.I: COMPOSITE MAP
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4G Farms Specific Plan

V. CONDITIONS OF APPROVAL

A. Purpose

B. Board of Supervisors Conditions of Approval
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4G Farms Specific Plan

VI. REFERENCES

Pima County. “PimaMaps.” Pima County, Arizona, http://gis.pima.gov/pimamaps/.
Pima County. “Pima Prospers.” Pima County, Arizona, adopted May 19, 2015.
Pima County. “Title 18 — Zoning.” Pima County, Arizona, Municipal Code,

http://library.amlegal.com/nxt/gateway.dll/Arizona/pimacounty az/title18zoning?f=templatesSfn
=default.htmS$3.0Svid=amlegal:pimacounty az.
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4G Farms Specific Plan

Appendix A

Boundary & Topographic Survey

Appendix A
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November 12, 2021

Pima County

Planning & Development Services Department
201 N. Stone Ave.

Tucson, AZ 85701

Re: Property Owner Authorization — 4G Farms Specific Plan

Dear Planning Staff:

I, Christopher Bratton, am the owner of approximately 4.5 acres of real property located
on N. Reservation Road, Assessor Parcel Number 208-45-004A (the “Property”) within
unincorporated Pima County (the “County”).

This letter authorizes Lazarus & Silvyn, P.C., Cypress Civil Engineering, Rob Paulus
Architects, and their respective employees and other engaged consultants to take such action
required to obtain all zoning/development entitlements and related approvals for the Property,

including, but not limited to, filing applications for the specific plan, development plan, grading
permits and associated building permits.

Sincerely,

A

Christopher Bratton

Date: //’—/7’2/






November 12, 2021

Pima County

Planning & Development Services Department
201 N. Stone Ave

Tucson, AZ 85701

Re: Property Owner Authorization — 4G Farms Specific Plan

Dear Planning Staff:

I, Craig Bratton, am the owner of approximately 0.5 acres of real property located on N.
Reservation Road, Assessor Parcel Number 208-45-005B (the “Property”) within unincorporated
Pima County (the “County™).

This letter authorizes Lazarus & Silvyn, P.C., Cypress Civil Engineering, Rob Paulus
Architects, and their respective employees and other engaged consultants to take such action
required to obtain all zoning/development entitlements and related approvals for the Property,
including, but not limited to, filing applications for the specific plan, development plan, grading
permits and associated building permits.

Sincerely,
Craig Bratton

Date: I /'5 'Z\







5202074464

Applicant_email
RLarge@LSLawAZ.com

Property address
3601 N. Reservation Road

Property parcel number
208-45-004A & -005B

Property acreage
5

Property present zone
Rural Homestead (RH)

Property proposed zone
Specific Plan

Policies
Low Intensity Rural (LIR)

Letter of authorization document
owner_authorization.pdf

Site analysis document
4G_Farms_Specific_Plan.pdf

Ftp-link

Signature

| confirm the information provided is true and accurate to the best of my
knowledge. | am the owner of the above described property or have been
authorized by the owner to make this application. (By checking the box, | am
electronically signing this application.)

Application date
19-Nov-2021


https://www.formbackend.com/rails/active_storage/blobs/eyJfcmFpbHMiOnsibWVzc2FnZSI6IkJBaHBBbWx6IiwiZXhwIjpudWxsLCJwdXIiOiJibG9iX2lkIn19--68e7fc0fb3b0f97eabc200fb3a0f5fb3eba45531/owner_authorization.pdf
https://www.formbackend.com/rails/active_storage/blobs/eyJfcmFpbHMiOnsibWVzc2FnZSI6IkJBaHBBbXB6IiwiZXhwIjpudWxsLCJwdXIiOiJibG9iX2lkIn19--5ae6fbbe1b3e354c5f91d33fd9dbb5b121e52086/4G_Farms_Specific_Plan.pdf
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